Gecil Group

]

Pianning and Design

31 St. James Avenue
Boston, MA 02116
tel: 617 . 426.5050
fax: 617 .426.56051

MEMDRANDUM

Date: - July 25, 2007

To: | Tri-town Task Force

From: Ken Buckland

RE: Visual Preference, Application of Findings, and Design Guidelines

Visual Preference Survey

A visual preference survey was completed to provide ideas for design guidelines that
would further define the master plan concepts and pull together the land use concgpt

into a single overarching design document.

Method and Results

A visual preference survey is a standard format for public input where participants
respond to images of development and land use and rank them according to their
own tastes. The images that were used are shown in the attachment. The choices for
the images used in this step were based on the following:

o * What are the marker-based land use products? — This led to the inclusion of
retail, office, and biopharm facility images.-

o What are the previously desired or requested products? — This led to the inclusion
of hotel/convention and residential images.

o What are the ranges of those products? — This led to the inclusion of images
showing different mixes, densities, and variations on type.

o, What may be necessary to support the types of development shown? — This led to
the inclusion of parking garages.

The focus of the images on certain aspects of each land use type tends to lead the

viewer to certain decisions. As an example, including substantial open space in an

image of a lifestyle retail center leads the viewer to rank the image according to both
 their values placed on open space as well as on retail.

~ In addition, the “negatives” or questions about the image are perceived from the
standard deviation in the rankings. The higher the standard deviation, the less sure we
are that the idea will be acceptable without additional information or discussion. As
examples, the high standard deviation on the ranking for mixed retail with residential
makes this option less strong in preference than the laminated parking garage, and the




\

very high deviation for the variations on big-box or large format retail suggest that

some option of this use may be acceptable.

The attempt is made to understand these preferences and use that information to

help create the guidelines that promote market-based design and development while

at the same time maintaining the public preferences and principles.

The forms provided to the participants allowed numerical rankings with a maximum

range of +3 (desired) to -3 (not desired). Here are the top, summary results:

Rankings
Highest Ranked | Image Value Standard Deviation
1 Lifestyle retail with open 23 0.75
space
2 | Biopharm facility 2.1 1.04
3 Lifestyle retail with 2.0 1.02
boulevard
4 Mixed use retail with upper | 1.8 1.53
' story space available for
office or residential
5 High-rise hotel/conference 1.4 1.33
6a Laminated parking garage 1.5 1.57
6b Mixed use retail with 1.5 1.69
' residential
Lowest Ranked
High-rise residential -1.1 1.68
Strip commercial | -14 1.43
Widest Deviation
‘Big box’ [Smaller scale] -0.5 2.26
Indoor mall -0.9 2.21

Note: 6a and 6b are ranked lower than 5 because of the standard deviation.




Rankings from Separate Andover Meeting

A separate meeting was held in Andover under the sponsorship of the League of
Women Voters [LWV]. The results of this meeting are included to indicate the
potential differences that may be discussed in each community as the towns proceed

with the local adoption of design guidelines.

Andover LWV Rankings and Comparison with Task Force Rankings

Highest Ranked | Image Value Standard Deviation
[Value from Task tValue from Task [Value from Task
Force] V Force] Force]
2] Biopharm faciliy | 2.2 [2.1] 1.39 [1.04]
2 [1] Lifestyle retail with 1.8 [2.3] 1.52 [0.75]
open space :
3.[10] Corporate office 1.7 [0.8] 1.56 [1.36]
ey Mixed use retall with | 14 [1.8] 1750153
upper story space
available for office or
residential
5 [6] Laminated parking 1.3 [1.5] 1.85 [1.57]
garage
6 [3] Lifestyle retail with 1.2 [2.0] 1.74 [1.02]
boulevard
Lowest Ranked
Indoor mall -1.8 [-0.9] 1.32 {2.21]
Big box - -2.0 [-1.5] 1.51.78]
Widest Deviation
High rise residential -0.9 [-1.1] 1.97 [1.68]
Large mixed use -0.7 [0.3] 2.22 [2.0)




